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Agenda

• Plan Goals

• Plan Development Process

• Market Analysis

• Recommendations

• Action Plan



Study Area





• Develop a community based vision to connect the 
Historic Downtown business district to areas adjacent 
to the Tanger Outlet Center and I-75 Interchange

• Create a prioritized project list and action plan

• Develop action strategies and update city policies and 
budgets to implement plan

Goals of LCI







• Engagement (over 250 people involved)
• 15 Stakeholder Interviews (over 20 stakeholders)

• 4 Core Team Meetings (15 members)

• 4 Public Workshops (over 220 attendees)

• 1 Issues Forum (over 20 attendees)

• 1 Transportation Coordination Meeting (Henry Co.)

• Plan Leadership (Core Team) from the following groups:
• City Council

• City Staff

• Historical Preservation Committee

• Downtown Development Authority

• Main Street Program

• Heritage Society

• Herman Homes

• Ben Kushner Company

• Tanger Outlet

• Atlanta Regional Commission

Sources:  US Census Bureau, Nielsen, Re:Posit Strategies

Plan Development/Process



Strengths /
Weaknesses



Priority Exercise



Group Exercises





• ~1,380 residents in LCI Study Area
• Growth of 156% since 2000, 14% between 2010-2015
• Average household income in LCI Study Area is almost 

$76,000
• Population with less than high school education 10%, 

with college degrees 24%
• ~1,450 jobs in Study Area
• Share of Henry Co. (3%) & Atlanta MSA (0.06%) 

employment is very small
• More daytime population than resident population in 

Study Area
• Retail is largest employment sector (42%), generally low-

skill, low-wage jobs

Sources:  US Census Bureau, Nielsen, Re:Posit Strategies

Existing Population, Income, Education 
and Employment



Real Estate Market - Current

• Limited size & developable parcels

• More demand than can be physically absorbed 
in Study Area

• Edge of market & greater metro area

• No significant market pressure to be different



 
Existing 

2015 
2020 2025 2030 2035 2040 

Population  1,380   1,680   2,045   2,210   2,225   2,240  

Housing Units 
(total) 

 550   600   730   790   795   800  

Jobs  1,450   1,560   1,665   1,730   1,775   1,815  

Commercial SF 
(total) 

 855,000   920,000   982,000   1,020,000   1,048,000  1,070,000  

 

 
Existing 

2015 
2020 2025 2030 2035 2040 

Population  1,380   1,700   2,335   2,690   2,970   2,980  

Housing Units 
(total) 

 550   607   834   960   1,060   1,065  

Jobs  1,450   2,085   2,270   2,460   2,565   2,590  

Commercial SF 
(total) 

 855,000   1,042,000   1,136,000   1,229,000   1,283,000  1,295,000  

 

TOTAL DEMAND FORECAST:  AS IS

DEMAND FORECAST:  LCI

Market Projections



Real Estate Market - Future

• Leadership will have to create change

• City will have to incentivize different 
development

• Focus should be on short-term priorities

• Incremental implementation is the best 
approach





Market + Economic
Recommendations

• Improve aesthetics at Interstate

• Created mixed-use downtown

• Diversify residential product type

• Connect historic downtown & Tanger Outlets

• Stabilize single-family neighborhoods

• Attract additional regional retail

• Leverage County’s large-scale industrial base



Land Use Concepts



Gateway District



Historic Downtown 
District



Emerging South 
District



Parks and Open 
Space



Transportation



Bill Gardner
Parkway



Bill Gardner
Parkway










